
PLANNING COMMISSION MEETING 
City of Gardner, Kansas 

Council Chambers 
September 27, 2021 

7 p.m. 
 

CALL TO ORDER 
The meeting of the Gardner Planning Commission was called to order at 7:00 p.m. on Monday, 
September 27, 2021, by Chairman Scott Boden. 
 
PLEDGE OF ALLEGIANCE 
Chairman Boden led the Pledge of Allegiance. 
 
ROLL CALL 
Chairman Boden 
Commissioner Ham 
Commissioner Meder- Absent 
Commissioner McNeer 
Commissioner Jueneman 
Commissioner Cooper 
Commissioner Hansen 
 
Staff members present: 
David Knopick, Community Development Director 
Robert Case, Principal Planner 
Melissa Krayca, Administrative Assistant 
Spencer Low, City Attorney 
 
CONSENT AGENDA 
1. Approval of the minutes as written for the meeting on August 23, 2021. 
 
Motion made by Commissioner McNeer to approve the minutes, seconded by 
Commissioner Jueneman passed 6-0. 

 
REGULAR AGENDA 
1. TALLGRASS, 2ND  PHASE 

a. FINAL PLAT 
b. FINAL DEVELOPMENT PLAN 

 
STAFF PRESENTATION 
Mr. Case, Principal Planner presented the information in the staff report for Tallgrass Final Plat 
2nd Plat. The original development was approved in 2019 and the current plat consists of 3 lots. 
The final plat is consistent with the preliminary plat and the Land Development Code and 
consistent with the established goals and policies of the City. No adjustments or deviations are 
requested with this plat. Staff recommends approval of the final plat for Tallgrass 2nd plat with 
the conditions outlined in the recommended motion. 
 
COMMISSION DISCUSSION 
No Discussion. 
 
 



Motion made after review of application FP-21-06, a final plat for Tallgrass, 2
nd

 Plat, tax Id 
CP94500000 0T0C, and staff report dated September 27, 2021, the Planning Commission 
approves the application as proposed, provided the following conditions are met: 

1. Prior to the issuance of a building permit, the application shall obtain 
approval from the Johnson County Board of Commissioners. 

2. Prior to the Mayor signing an approved recordable plat, the applicable 
excise tax shall be paid to the City.   

3. The construction plans for any utilities, infrastructure, or public facilities 
shall meet all technical specifications and public improvement plans shall 
be submitted and approved prior to the release of the plat for recording. 

and forwards the recommendation for approval to the Governing Body. 
 
Motion made by Commissioner McNeer and seconded by Commissioner Ham. 
Motion passed 6-0. 

 
STAFF PRESENTATION  
Mr. Case presented the information in the staff report for Tallgrass 2nd Plat, Final Development 
Plan. The Plan consists of 7 buildings with 136 units and 2 duplex homes with 4 units. There will 
be 5.2 acres of open space including a sports court, internal trail system, and clubhouse with a 
pool. The final development plan is consistent with the preliminary development plan and the 
site is capable of accommodating the buildings and other site design elements. The architecture 
and materials provide for quality buildings and the overall design is compatible with the context 
considering the location near residential and commercial properties. Staff recommends approval 
of the final development plan for Tallgrass, 2nd plat subject to the conditions outlined in the 
recommended motion. 
 
COMMISSION DISCUSSION 
Commissioner Jueneman inquired about the plans on the east side of the development, 
specifically a parking lot shown outside of the development plan.   Todd Allenbrand, Payne, and 
Brockway explained the lot is for future apartment buildings in a future phase of the project and 
is shown for context.  
 
Motion made after review of application FDP-21-07, a final development plan for 
Tallgrass, 2nd Plat, tax Id CP94500000 0T0C, and staff report dated September 27, 2021, 
The Planning Commission approves the application as proposed, provided the following 
conditions are met. 

1. Prior to the issuance of a building permit, the application shall obtain approval 
from the Johnson County Board of Commissioners. 

2. Approval of the final plat for Tallgrass, 2nd Plat. 
and forwards the recommendation for approval to the Governing Body. 
 
Motion made by Commissioner Hansen and seconded by Commissioner McNeer. 
 
Motion passed 6-0. 
 
 
 



2. GARDNER LAND DEVELOPMENT CODE AMENDMENT-OFF SITE SIGNAGE (PUBLIC 
HEARING) 

 
STAFF PRESENTATION 
Dave Knopick, Community Development Director presented the information in the staff report 
for the proposed code amendments. Periodically the Governing Body or Planning Commission 
or staff, through the activities associated with the administration of Title 17 Land Development 
Code (LDC) of the Gardner Municipal Code, may identify the need to make text amendments to 
the LDC.  The process was initiated by the governing body on June 7, 2021, and introduced to 
the Planning Commission on August 23, 2021. The city attorney has conducted a review and 
revisions have been made and incorporated into the draft proposed. The City of Gardner can be 
more restrictive but not less restrictive than state regulations but can be less or more restrictive 
than Johnson County standards. An outline of the proposed amendments are as follows: 
 
Chapter 17.10 Sign Standards 
Principal Use Signs 

• Allowed in C-2/ C-3/ M-1/ M-2 districts 
• Allowed on property abutting/adjacent to I-35 
• Not allowed along interchange ramps; acceleration/deceleration lanes; or for 500 ft 

beyond such lanes 
• Vehicular access must be provided from the nearest roadway other than I-35 
• Maximum number – 1 per parcel 
• Separation between principal use signs 

 600 feet for non-electric / digital LED signs 
 1000 feet for electric / digital / LED signs 
 Measure along the I-35 centerline 

• Total Display Area- 750 square feet 
• Maximum Dimensions- 15 feet high and 50 feet wide 
• Maximum Height- 30 feet 
• Setbacks 

 50 feet from I-35 right-of-way 
 500 feet from property zoned residential for non-electric /digital / LED signs 

• Type- Monument or Pole 
• Lighting 

 No flashing, intermittent, or moving lights 
 Direct / Indirect lighting sources shall be shielded in a manner that directs light to 

the sign face only, prevents the light source from being visible when looking at 
the sign, and prevents glare. 

 Electronic / Digital / LED signs must display a static image for a minimum of 10 
seconds between changes in display and no more than two seconds for 
transitions. No scrolling, flashing or animated transitions shall occur. Automatic 
dimming controls shall limit the illumination to no more than 500 nits at the sign 
surface at night or during low light times, and no more than 5,000 nits at the 
brightest daylight period. 

• Construction /  Maintenance 
 An initial building/sign permit is required and plans provided with applications for 

permitting such sign shall be certified by a licensed engineer registered in the 
State of Kansas. 

 Construction shall be in accordance with industry-wide standards and the 
adopted building regulations of the City of Gardner. 



 Maintenance activities shall ensure that the sign is structurally sound and in 
good condition and that the property is maintained in compliance with the 
adopted regulations of the City of Gardner. 

 Sign permits for such signs shall be renewed every 5 years through the filing of 
a sign permit renewal application and a certified inspection report provided by a 
licensed engineer registered in the State of Kansas verifying the sign is 
structurally sound and in good condition.  

• Subject to all other applicable state/federal regulations 
• Removal of 17.10.050 K. – Standards Applicable to All Signs 

Any sign with a business message shall be located on the site of the business activity. 
 

Staff recommendation is to conduct a public hearing, discuss proposed amendments and make 
a recommendation to the Governing Body. Motion options are as follows: 

 
PUBLIC HEARING 
Lynn Baker, L & J Development, LLC presented a letter to the planning commission members 
and vocalized his concerns with the proposed amendments. Mr. Baker does not agree with 
allowing only 1 sign per parcel of land considering he owns 82 acres alongside I-35. He believes 
the distance between signs should govern the sign count. He also stated that the 30-foot 
maximum height is too restrictive and signs could be obstructed by the trees. Mr. Baker also 
would like to donate some of the lands to the city to construct a Welcome to Gardner monument 
sign on the highway exit. Mr. Baker stated his appreciation for the staff's work and the 
consideration of the planning commission as well. 
 
Jason Camis, Chamber of Commerce expressed his concerns with limitations being proposed 
as well. A standard of 50 feet for billboards would provide a better range of view on I-35 and a 
distance limitation would better suit landowners and businesses. He would request that the 
setback rule be enforced on a case-by-case basis depending on the surrounding land 
development and trees that may be able to be saved. He has reached out to developers and 
owners in the community that would like to see more billboards allowed that would present the 
opportunity to promote local business. 
 
Fred Wingert, Wingert Billboard Company said he had received requests from business owners 
about revising billboard statues and his company is receiving more requests for business as 
well. He presented several letters to the commissioners from people who are requesting 
consideration to the topic. He said that he agrees with the proposed amendments except for 3 
things. The number of signs per parcel, overall height, and setback being 50 feet from the 
highway. The state of Kansas or Johnson County does not have such tight restrictions and the 
possible proliferation of billboards would be addressed by the requirement of 600 and/or feet 
between signs. The proposed amendments are 40% less in height than the State which allows 
50 feet. The proposed 50 feet minimum setback would place a burden on landowners who will 
not want a sign in the middle of their property and take away commercial and industrial land 
from future use. He asked the commissioners to consider the amendments but not implement 
the restrictions of the number of signs per parcel, reduce the setback and increase sign height 
to 50 feet. 
 
Motion made to close the public hearing by Commissioner McNeer and seconded by 
Commissioner Hansen. 
Motion passed 6-0. 
 
COMMISSION DISCUSSION 



Commissioner Ham stated her concern for the growing population buying homes in Gardner 
and being sure that billboards would not hinder the trail system. She would like to see the 
difference between 30 and 50-foot signs. 
Mr. Knopick indicated that the Hampton Inn is approximately 62 feet tall and could be used as a 
reference when considering a 50 foot high sign. He believes the height can be flexible as long 
as we are sensitive to residential areas. 
Commissioner Hansen said it made sense to him to require the separation distance rather than 
1 sign per parcel. 
Mr. Knopick agreed that it could be removed after hearing the comments in the public hearing. 
Commissioner McNeer asked if reducing visibility with 30-foot signs and increased 50-foot 
setback would create any safety concerns. 
Mr. Wingert says there is no question the signs are easier to read at 50 feet and closer to the 
highway but there is no data to prove they are unsafe. 
Commissioner Jueneman asked if there is any differentiation in the proposed amendments in 
setbacks for digital signs. 
Mr. Knopick said there is not and also clarified that there is room to give on the proposed 
setback of 50 feet. The intention is to be consistent with the Johnson County standards but staff 
wouldn’t be opposed to the 15 feet setback. The only concern is any potential for expansion 
work in the right-of-ways. 
Mr. Jueneman commented he drives a lot for work and noticed a spot in MO along I-29 that had 
many signs and stated his preference of farmland as opposed to billboards. 
Commissioner Cooper asked approximately how many signs could be erected along I-35 in 
Gardner within the zoning restrictions. 
Mr. Wingert said there seem to be only 3 potential locations. 
Mr. Knopick agreed with that number but would need to be verified with field measurements and 
applicable zoning. 
Chairman Boden commented that a great deal of information has been presented and would 
like some more time to make solid decisions on creating new code. He tends to favor the 
property owner's right to decide and thinks the proposed amendments are restrictive. 
Mr. Baker commented that his property has red cedars about 30 ft from the highway and would 
hate to have to cut the trees for sign placement. 
After hearing the discussion, Mr. Knopick stated he is comfortable removing the 1 sign per 
parcel and changing the setback to 15 feet instead of 50 feet. He recommended that we 
consider requiring a conditional use permit when a sign is to exceed 30 feet in height as a way 
to review the context and potentially approve on a case-by-case basis. It would provide a way to 
take topography and possible future development into account. 
Commissioner McNeer asked if it would be reasonable to table the issue until the next meeting. 
Mr. Knopick said he would be able to prepare something for the next meeting. 
Commissioner Ham asked if there were requirements for landscaping around pole signs. 
Mr. Knopick stated there are currently requirements for landscaping around monument and pole 
signs and those would be applicable to principal use signs. 
 
Motion made to table the item until October 25, 2021, by Commissioner McNeer and 
seconded by Commissioner Ham. 
Motion passed 6-0. 
 
DISCUSSION ITEMS 
 
Mr. Knopick asked commissioners to take a look at their calendars in November and December 
and let him know if meeting dates are problematic due to the holidays. He will look at the 
possibility of adjusting meeting dates if needed. 



Chairman Boden announced that this may be his last meeting as his family is moving out of 
state. He has enjoyed being part of the Planning Commission and hates to leave. 
Commissioner Hansen thanked the Chairman for his leadership and experience. 
Commissioner Ham concurred. 
Commissioner McNeer complimented his support of all members over the years and his 
exceptionally well-managed and controlled meetings. 
Mr. Knopick stated his appreciation for how Chairman Boden has managed meetings. 
Mr. Case thanked him for his insight, leadership, and willingness to learn the codes. 
 
 
Motion made to adjourn by Commissioner McNeer and seconded by Commissioner 
Hansen. 
Motion passed 6-0. 
Meeting adjourned at 8:30 p.m. 
 

Recording of the meeting can be found at: 
https://www.youtube.com/watch?v=67xA33iEzfc&t=3487s 

 

https://www.youtube.com/watch?v=67xA33iEzfc&t=3487s
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